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1. Executive Summary

In July 2008, S. B. Friedman & Company was engaged by the City of Rockford (the “City”) to
conduct a Tax Increment Financing Eligibility Study and prepare a Redevelopment Plan and
Project (the “Redevelopment Plan”) for the East River Study Area. This report details the
eligibility factors found within the East River Redevelopment Project Area (the “East River
RPA”) Tax Increment Financing (“TIF”) District in support of its designation as a “conservation
area” within the definitions set forth in the Illinois Tax Increment Allocation Redevelopment
Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the “Act”).

The East River RPA consists of 707 tax parcels and 523 buildings located on the east side of the
Rock River. The site covers approximately 334 acres and is generally bounded by Y Boulevard
to the north; Ilinois Central railroad to the south; Kishwaukee Street to the east; and Rock River
to the west.

The East River RPA wraps around the amended Eastside TIF District which expires in 2015.
The Eastside TIF was amended and a portion of its parcels were included in the East River RPA.
The selection of the parcels included in the East River RPA was based on the present condition
of the buildings that reside on each parcel and the existing infrastructure servicing each parcel.

Determination of Eligibility

This report concludes that the East River RPA is eligible for TIF designation as a “conservation
area” because the following three improved eligibility factors have been found to be present to a
meaningful extent and reasonably distributed throughout the RPA:

1. Deterioration;
2. Inadequate Utilities;
3. Lack of Growth in Equalized Assessed Value.

Redevelopment Plan Goals and Objectives

Goal. The overall goal of the Redevelopment Plan is to reduce or eliminate the conditions that
qualify the East River RPA as a conservation area, and to provide the mechanisms necessary to
support public and private development to strengthen this area as a neighborhood level
commercial and residential district. This goal is to be achieved through an integrated and
comprehensive strategy that leverages public resources to stimulate private investment, including
rehabilitation of existing structures and new development.

Objectives. Eleven broad objectives support the overall goal of area-wide revitalization of the
East River RPA. These include:

1. Strengthen the East River RPA as a vibrant residential and commercial neighborhood by
providing resources for the rehabilitation of existing occupied residential properties and
commercial properties;
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City of Rockford East River Redevelopment Project Area

10.

11.

Encourage mixed-use development and redevelopment within the Downtown core,
including ground floor commercial/retail and restaurant uses and commercial/office and
residential uses in upper floors;

Expand public access to the Rock River by including a “riverwalk” and redeveloping arca
streets to create a greenway linkage to the riverfront;

Preserve historically significant structures and buildings throughout the RPA, including
the preservation of specific uses, where applicable;

Replace or repair public infrastructure where needed, including streets, sidewalks, curbs,
gutters, underground water and sanitary systems, alleys, bridges, and viaducts;

Facilitate redevelopment of vacant or underutilized properties by providing the resources
for site assembly and preparation, including demolition and environmental cleanup,
where necessary, and marketing of vacant and underutilized sites for redevelopment and
new development;

Improve the quality of existing open spaces and provide additional public open space
through streetscaping, street beautification, and the provision of new plazas, parks, and
public gathering spaces;

Support the goals and objectives of other overlapping plans, including Rockford’s 2020
Plan: Entering the 21st Century;

Provide opportunities for locally owned, women-owned, and minority-owned businesses
to share in the job creation and construction opportunities associated with the

redevelopment of the East River RPA;

Support job training and welfare to work programs and increase employment
opportunities for City residents; and

Provide daycare assistance to support employees of businesses.

Strategies. These objectives will be implemented through five specific and integrated strategies.
These include:

Encourage Private Sector Activities and Rehabilitation of Existing Buildings.
Through the creation and support of public-private partnerships, or through written
agreements, the City may provide financial and other assistance to encourage the private
sector, including local property owners, to undertake rehabilitation and new construction
projects, including the redevelopment of obsolete buildings and other improvements in
addition to programming such as job training and retraining, that are consistent with the
goals of this Redevelopment Plan and Project.
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City of Rockford East River Redevelopment Project Area

The City may enter into redevelopment agreements or intergovernmental agreements
with private or public entities to construct, rehabilitate, renovate, or restore private or
public improvements on one or several parcels (collectively referred to as
“Redevelopment Projects™).

2. Assist Employers Seeking to Relocate or Expand Facilities. The City may provide
assistance to businesses and institutions that are major employers and which seck to
relocate to or expand within the East River RPA. This assistance may be provided
through support of redevelopment and rehabilitation projects in existing buildings,
assistance with land acquisition and site preparation for new facilities, or assistance with
financing costs.

3. Redevelop Vacant and Underutilized Sites. The redevelopment of vacant and
underutilized properties within the East River RPA is expected to stimulate private
investment and increase the overall taxable value of properties within the RPA.
Development of vacant and/or underutilized sites, including parking lots and the Jane
Addams project site, is anticipated to have a positive impact on other properties beyond
the individual project sites.

4. Implement Public Improvements. A series of public improvements throughout the East
River RPA may be designed and implemented to build upon and improve the character of
the area, and to create a more conducive environment for private development. Public
improvements that are implemented with TIF assistance are intended to complement, and
not replace, existing funding sources for public improvements in the RPA.

These improvements may include new streets, streetscaping, street and sidewalk lighting,
alleyways, underground water and sewer infrastructure, parks or open space, and other
public improvements consistent with the Redevelopment Plan and Project. These public
improvements may be completed pursuant to redevelopment agreements with private
entities or intergovernmental agreements with other public entities, and may include the
construction, rehabilitation, renovation, or restoration of public improvements on one or
more parcels.

5. Facilitate Property Assembly, Demolition, and Site Preparation. Financial assistance
may be provided to private developers seeking to acquire land, and to assemble and
prepare sites to undertake projects in support of this Redevelopment Plan and Project.

To meet the goals of this Redevelopment Plan and Project, the City may acquire and
assemble property throughout the RPA. Land assemblage by the City may be by
purchase, exchange, donation, lease, eminent domain, or through other programs, and
may be for the purpose of (a) sale, lease, or conveyance to private developers, or (b) sale,
lease, conveyance, or dedication for the construction of public improvements or facilities.
Site preparation may include such preparatory work as demolition of existing
improvements and environmental remediation, where appropriate. Furthermore, the City
may require written development agreements with developers before acquiring any
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properties. As appropriate, the City may devote acquired property to temporary uses until
such property is scheduled for disposition and development.

Required Findings

The conditions required under the Act for the adoption of the Eligibility Study and
Redevelopment Plan and Project are found to be present within the East River RPA.

b

On whole, the RPA has not been subject to growth and development through investment
by private enterprise or not-for-profit resources. The EAV of the East River RPA has
grown at a rate slower than the remainder of the City of Rockford for four of the last five
years (2002 through 2007). Overall, the compound annual growth rate of EAV for the
Study Area was 2.86 percent between 2002 through 2007, compared to 4.83 percent for
the balance of the City of Rockford over the same period of time.

Without the support of public resources, the redevelopment objectives of the East River
RPA will most likely not be realized. The area-wide improvements and development
assistance resources needed to develop and revitalize the Study Area as a healthy mixed-
use district are extensive and costly, and the private market on its own has shown little
ability to absorb all of these costs. Public resources to assist with public infrastructure
mmprovements and project-specific development costs are needed to leverage private
mvestment and facilitate area-wide redevelopment. TIF assistance may be used to fund
rehabilitation, environmental remediation and site work, infrastructure improvements,
and expansion to public facilities. Accordingly, but for the designation of a TIF district,
these projects, which would contribute substantially to area- and City-wide
redevelopment, are unlikely to occur.

. The East River RPA includes only the contiguous real property that is expected to

substantially benefit from the proposed Redevelopment Plan and Project improvements.

This Redevelopment Plan and Project is consistent with the City of Rockford’s
comprehensive plan.
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2. Introduction

The Study Area

This document serves as the eligibility study (“Eligibility Study”) and Redevelopment Plan and
Project for the East River RPA. The East River RPA is centrally located directly east of the Rock
River. In July 2008, S. B. Friedman & Company was engaged by the City to conduct a study of
certain properties in this area to determine whether the area containing these properties would
qualify for status as a “blighted area” and/or “conservation area” under the Act.

The Eligibility Study and Plan summarizes the analyses and findings of S.B. Friedman &
Company’s work, which, unless otherwise noted, is the responsibility of S.B. Friedman &
Company. The City is entitled to rely on the findings and conclusions of this Eligibility Study
and Plan in designating the East River Redevelopment Project Area as a redevelopment project
area under the Act. S.B. Friedman & Company has prepared this Eligibility Study and Plan with
the understanding that the City would rely: 1) on the findings and conclusions of the Eligibility
Study and Plan in proceeding with the designation of the East River RPA and the adoption and
implementation of the Plan, and 2) on the fact that S.B. Friedman & Company has obtained the
necessary information to conclude that the East River RPA can be designated as a redevelopment
project area under the Act, and that the Eligibility Study and Plan will comply with the Act.

The community context of the East River RPA is detailed on Map 1. Located adjacent to the
Rock River, the site covers approximately 334 acres and is generally bounded by Y Boulevard to
the north; Hlinois Central railroad to the south; Kishwaukee Street to the east; and Rock River to
the west. The East River RPA consists of 707 tax parcels and 523 buildings and is composed of
residential, commercial, industrial, and public/institutional land uses.

Map 2 details the boundary of the East River RPA which includes only those contiguous parcels
of real property that are expected to benefit substantially from the Redevelopment Plan
improvements discussed herein. The boundaries encompass a mixed-use area consisting of
commercial, industrial, residential and public/institutional uses that, as a whole, suffers from a
lack of investment that has led to deterioration of buildings and associated infrastructure,
inadequate utilities, and a lack of growth in property values. Without a comprehensive approach
to address these issues, the East River RPA could continue its decline, thereby further
discouraging future development opportunities. The Redevelopment Plan addresses these issues
by providing resources for rehabilitation and improvements to the area’s infrastructure, public
facilities, and buildings and for the assemblage and marketing of land.

Appendix 1 contains the legal description of the East River RPA.

The Eligibility Study covers events and conditions that existed, and that were determined to
support the designation of the East River RPA as a “conservation area” under the Act at the
completion of our research on November 13, 2008, and not thereafter. Events or conditions, such
as governmental actions and additional developments occurring after that date, are excluded
from the analysis.
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City of Rockford East River Redevelopment Project Area

History of Area

The proposed East River TIF District includes the oldest neighborhoods of Rockford’s east side.
Extending from Whitman Street to Keith Creek, it includes east downtown and Haight Village,
both listed on the National Register of Historic Places, the College/Seminary area to the south,
and North Madison Street to the north.

East State Street

The oldest portion of the TIF lies along East State Street. Original development here occurred in
the 1830s and included tailors, Rockford’s first saloon, a blacksmith and the town’s first
drugstore. While some of the buildings that remain along State Street were built before the Civil
War, the majority were constructed between 1875 and 1910. Major construction after that time
included Midway Theatre (1918), and east downtown’s three high rise buildings — the Faust
Landmark, what is now Rockford City Hall, and the News Tower. These were all built between
1926 and 1932. Historically, this area served as the community’s commercial and institutional
core through the 1930s. However, after that time, east downtown’s role as a commercial center
declined as west downtown and later the suburbs took over. Listed on the National Register in
1980, East State Street shows evidence of some significant investment in renovation, due in large
part to the federal historic preservation tax credit program. However, there are still a number of
infrastructure improvements that are necessary in this area of the downtown, particularly on
cross streets that intersect East State Street..

Haight Village

Named for Daniel Shaw Haight, one of Rockford’s earliest settlers, the area lying between
Walnut Street and the railroad to the south includes the City’s oldest residential subdivision. It
was late 19" and early 20" century Rockford’s most fashionable neighborhood. Taken as a
whole, the architecture of the homes here ranges from modest Gothic and Greek Revivals that
are its oldest structures to the flamboyant Queen Annes built in the 1890s. Many of the latter
were homes of leaders in Rockford’s business and civic communities such as John Erlander and
John Lake as well as faculty of the then-nearby Rockford Female Seminary (now Rockford
College).

Haight Village 1s not comprised solely of residential development. It also includes four
churches, offices of the Rockford School District, offices of the Rockford Fire Department, and a
variety of other institutional and industrial uses. The most significant among the latter were the
Rockford Watch Factory on South Madison Street, built in 1874, and the former home of W. F.
& John Barnes along the riverfront.

Haight Village became Rockford’s first local historic district in 1980 and was listed on the
National Register in 1987.

North Madison Street

The area to the north of State Street along the river has historically been used for various
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industrial, warehousing and commercial purposes. The most notable single use has been the
Rockford Brewery, also known as the Peacock Brewery, located on Prairie Street on the west
side of North Water Street. The first part of the Brewery may have been built as early as 1848,
making it one of the oldest buildings in the area and possibly the oldest brewery building still
standing in lllinois. (While the brewery itself is long gone, the structure remains as a potential
redevelopment site.) Rail lines have been present in this area for over 100 years, providing the
impetus for much of the industrial and warchousing development.

College/Seminary Neighborhood

Just south of Haight Village, College/Seminary includes some of Rockford’s oldest
development. An 1858 map of the City shows a small subdivision along what is now College
Avenue as well as Rockford Female Seminary on the south side of Division Street. The
Seminary was founded in 1844, chartered in 1847, held its first classes in a converted horse barn
on North First Street, and started construction of its campus in 1852. The Seminary’'s best
known graduate, Jane Addams, started classes here in 1877.

In its very earliest years, virtually all development in the neighborhood was residential, with the
exception of the Seminary. This has changed over time, especially over the last 50 years. By the
1950s, some scattered commercial development had sprung up along Kishwaukee Street, and
there was industrial development west of Seminary Street on either side of Keith Creek.

The Seminary (now Rockford College) left the neighborhood in the 1960s when it built a new
campus on East State Street. Only two of the College’s structures remain ~ the Library on
College Avenue at the river, and a science building that is now part of the Winnebago County
Health Department complex. Much of the site that had housed the College was cleared and
replaced with the Rockford Housing Authority’s Jane Addams multifamily development and the
two Brewington Oaks high rise buildings, also built by RHA. This completely changed the
character of the area. It is now in a new period of transition with the demolition in 2008 of the
Jane Addams development. This site is currently open parkland.

The establishment of a Redevelopment Project Area will create a vehicle that can provide
financial resources to help restore east downtown and other historically significant
neighborhoods to its earlier prominence. It is the hope that investment in catalytic development
projects and public improvements will spur other redevelopment that will strengthen the
downtown core and provide better links and connections to the surrounding neighborhoods.
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City of Rockford East River Redevelopment Project Area

Existing Land Use

Based upon S. B. Friedman & Company’s research, six land uses have been identified within the
East River RPA:

e Residential

e Commercial;

e Industrial/Warehouse;
e Public/Institutional;

e Parks/Open Space; and
o Surface Parking;

The existing land use pattern in the East River RPA is shown in Map 3. This map represents the
land use in the area on a parcel-by-parcel basis.

The following is a description of existing land uses in the East River RPA:

Residential. Approximately half (52%) of the land use within the RPA is residential (368 out of
707 parcels). Of this amount, approximately 53 percent were identified as single family and 44
percent were identified as multi-family (the tenancy for 3% of the parcels were unidentifiable in
the field). The multi-family land uses predominately consist of two to eight unit buildings. No
substantial rental housing complex (over 20 units) exist within the East River RPA.

Commercial. The downtown core of the Study Area contains predominately commercial land
uses. While some of these commercial uses are mixed-use and include residential units situated
above first-floor commercial space, the majority of these commercial land uses are solely
commercial businesses. The Study Area includes a variety of locally-owned small businesses,
including a number of restaurants and retail suppliers.

Industrial/Warehouse. There are two areas where industrial land uses are clustered. The first
cluster is located along the river south of Walnut, which includes a ComEd facility and DINK,
Inc. The second cluster of industrial properties is located at the southern tip of the East River
RPA. This cluster includes Joseph Behr & Sons, Inc. (a scrap metal recycling facility), Rockford
Auto Parts (an automotive recycling facility), and McDermaid Roofing and Insulation Company.

Public/Institutional. There are four main public/institutional uses within the East River RPA,
including religious, educational, recreational, and fraternal uses. These occupy approximately 28
parcels in the RPA. The Winnebago County Health Department, Kishwaukee Elementary
School, the Salvation Army Social Services, and the Riverview Ice House are a few of the larger
public/institutional land users located within the Study Area.

Parks/Open Space. There are four major parks in the study area- Riverview Ice House, Haight
Park, Ingersoll Centennial Park, and Nelson Park. The largest park, Riverview Ice House, is
located along the Rock River. The park has a large picnic area and an enclosed ice arena.
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3. Eligibility Analysis
Provisions of the lllinois Tax Increment Allocation Redevelopment Act

Based upon the conditions found within the East River RPA at the completion of S. B. Friedman
& Company’s research, it has been determined that the East River RPA meets the eligibility
requirements of the Act as a “conservation area.” The following text outlines the provisions of
the Act to establish eligibility.

Under the Act, two primary avenues exist to establish eligibility for an area to permit the use of
tax increment financing for area redevelopment: declaring an area as a “blighted area” and/or a
“conservation area.”

“Blighted areas” are those improved or vacant areas with blighting influences that are impacting
the public safety, health, morals, or welfare of the community, and are substantially impairing
the growth of the tax base in the arca. “Conservation areas” are those improved areas which are
deteriorating and declining, and soon may become blighted if the deterioration is not abated.

The statutory provisions of the Act specify how a district can be designated as a “blighted area”
and/or “conservation area,” both based upon evidentiary findings of certain eligibility factors
listed in the Act. The eligibility factors for each designation are identical for improved property.
A separate set of factors exists for the designation of vacant land as a “blighted area.” There is no
provision for designating vacant land as a conservation area.

Factors for Improved Property

For improved property to constitute a “blighted area,” a combination of five or more of the
following thirteen eligibility factors listed at 65 ILCS 5/11-74.4-3 (a) and (b) must meaningfully
exist and be reasonably distributed throughout the RPA. “Conservation areas” must have a
minimum of fifty percent (50%) of the total structures within the area aged 35 years or older,
plus a combination of three or more of the 13 eligibility factors which are detrimental to the
public safety, health, morals, or welfare, and which could result in such an area becoming a
blighted area.

Dilapidation. An advanced state of disrepair, or neglect of necessary repairs, to the primary
structural components of buildings or improvements in such a combination that a documented
building condition analysis determines that major repair is required, or that the defects are so
serious and so extensive that the buildings must be removed.

Obsolescence. The condition or process of falling into disuse. Structures have become ill-suited
for the original use.

Deterioration. With respect to buildings, defects including, but not limited to, major defects in
the secondary building components such as doors, windows, porches, gutters and downspouts,
and fascia. With respect to surface improvements, that the condition of roadways, alleys, curbs,
gutters, sidewalks, off-street parking, and surface storage areas evidence deterioration including,
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